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DATE:   September 18, 2015 

MEETING DATE: September 24, 2015 

TO:   Land Use Committee of the Board of Aldermen 

FROM:   Alexandra Ananth, Chief Planner for Current Planning 

CC:   Austin Street Partners 
   City Clerk 
   Law Department 
   Executive Department 
 
PETITION #119-15                    28 AUSTIN STREET 
Request for Special Permit/Site Plan Approval to redevelop a municipal parking lot with a mixed-use 
building and 127 public parking stalls 

 
The Land Use Committee (the “Committee”) held public hearings on this project on June 2, June 9, 
and July 21, 2015, which were held open to be continued.   In response to questions raised at the 
public hearings by Aldermen, the public and/or staff technical reviews, the Planning Department is 
providing the following information for the upcoming public hearing/working session.  This 
information is supplemental to staff analysis previously provided at prior public hearings.  Additional 
public hearings will be scheduled as necessary, but are anticipated for October 6, October 20, 
October 27 or 29, November 10 and November 12, 2015. 

The agenda for the September 24th continued public hearing will include a presentation of the 
Planning Department’s vision for Newtonville and how this project fits in with vision, as well as the 
economic and fiscal impact analysis for this project.  An updated on site design including the design of 
the building, the public plaza, Philiip Bram Way and the municipal parking lot will be given by both 
the applicant and the Planning Department.   

The next meeting is scheduled for October 6th and is anticipated to include a presentation of the 
design for Walnut Street and how this project fits within that design.  There will also be a 
presentation on parking, traffic and infrastructure.   

At both meetings there will be opportunity for additional Committee/Aldermen questions and for 
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comments from the public. 

The following is a response to some of the questions raised at previous public hearings. 

What is the vision for Newtonville? 

The Planning Department created a vision statement for Newtonville (Attachment A), and the 
Director of the Planning and Development Department will be available on September 24th to present 
this vision to the Committee.  The vision draws from several different sources reflecting City policy 
and public input, and integrates important citywide policy areas including diverse and affordable 
housing, multi-modal transportation choice, economic development and sustainability, describing 
their application within the specific geography of Newtonville.  This vision recognizes that change is 
unavoidable (and important), and that it is the City’s responsibility to establish clear policy objectives 
towards addressing change in a way that supports the resiliency and long-term health of the City.   

How did the project evolve from the Reuse RFI to the Mayor’s RFP, to what it is today? 

The Request For Interest (RFI) for this project was issued by the Newton Housing Action Plan 
Initiative, the Newton Planning and Development Department, and the Newton Economic 
Development Commission in May of 2010, to solicit feedback from developers for whether they 
would be interested in pursuing a development on the site that would create village housing, bring 
vitality to Newtonville, and provide some fiscal benefit for the City.  Among other things, the RFI 
requested (1) no fewer than 18 housing units, but stated a preference for more units, (2) that 25% of 
the units be subject to restrictions on maximum income eligibility (at least half of which units be 
made eligible for the State’s Subsidized Housing Inventory (SHI) with the other half to have income 
eligibility not to exceed 120% of Area Median Income (i.e. targeting both low and moderate income 
households), (3) that the development include no less than 10,000 gross square feet of business floor 
area, (4) that at least 85 parking stalls in the municipal lot be maintained, and (5) that 10% of the 
development parcel be beneficial open space.   

Three written responses were submitted.  One submission included 48 residential units in a 4-story 
building with 10,000 square feet of commercial space on the ground floor, 72 below grade parking 
stalls for the building and 55 parking stalls in the municipal lot available to the public.  This 
respondent noted that this number of units would be needed to support the development and for 
operational efficiencies.  Additionally, this respondent noted that while it considered second floor 
commercial space, “…we have not included second floor commercial space for a variety of reasons, 
including the need to study its financial viability.  This is based on initial feedback from brokers and 
specific office users in the village as well as reflecting on the fact that there are significant second 
floor commercial vacancies currently in other Newton village locations.  Further, we have been 
hesitant to include additional commercial space to the concept as that creates additional parking 
demand beyond what the concept proposes.”  The other two respondents to the RFI did not include a 
development program, and simply stated their interest in a future RFP.  It is believed that this was a 
consideration in the decision to decrease the minimum amount of commercial space required in the 
final RFP. 

The JAPG (a citizen advisory committee) that was set up to evaluate future uses for this site, 
recommended no fewer than 18 housing units, but noted that more units would be welcomed, and 
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that no maximum number of housing units had been identified other than as dictated by the site, 
zoning requirements, and other spatial demands.  

The Reuse Board Order approved by the Board of Aldermen in February 2012 was similar to the RFI 
including no less than 18 housing units and 5,000 square feet of commercial or non-residential space 
on the first floor to attract people to and enliven the area, and that 25% of the units shall be 
affordable to low- and moderate-income residents and shall be eligible for inclusion on the SHI. 

The RFP issued in Aril 2013 requested (1) at least 85 public parking spaces, (2) no fewer than 18 
housing units, preferably more, (3) no fewer than 25% of the dwelling units shall be eligible for 
inclusion on the SHI, (4) no less than 5,000 square feet of business floor area, and (5) at least 5% of 
the development parcel should be beneficial open space. 

Six teams submitted responses to the RFP and included their conceptual plans.  Responses ranged 
from 25 units in a three-story building to 98 units in a five-story building.  Commercial space ranged 
from the minimum 5,000 square feet to 9,000 square feet.  Projects ranged from all affordable units 
to 25% of the units being affordable.  Purchase prices ranged from borrowing money from the City to 
paying the City $5,000,000 at closing.   

After a thorough review process of the RFP responses the City selected Austin Street Partners (ASP) 
as their partner in building a mixed-use project on this lot.  Austin Street Partners was selected for its 
team of professionals with excellent references and experience in designing and building comparable 
projects, their financial capacity, their commitment to sustainability, and their collaborative approach 
to design and implementation.  Also notable is their GreenStaxx modular system with off-site 
construction allowing for more parking on site during construction and also reducing the duration of 
construction, which is very important to the village.  Once Austin Street Partners was selected, a 
series of community meetings and negotiations with the City began, which helped to shape the 
current project design.   

Austin Street Partners’ initial response to the RFP was designed to both meet the parameters of the 
RFP, as well as what is allowed within the limitations of the Mixed Use 4 zone approved by the Board 
of Aldermen.  Their conceptual proposal included 80 rental units in five stories, 9,000 square feet of 
commercial space and 85 municipal parking spaces.  As a result of community meetings and further 
meetings and negotiations with the City, Austin Street Partners agreed to: 

• A ground lease rather than an outright purchase of the site, 

• Increase the number of municipal parking spaces from 85 to 127 (a 49% increase to equal the 
number of stalls available today), 

• Reconstruct the public parking lot, 

• Reduce the building from five to four stories, and from 54 feet to 48 feet (below the 60 foot 
height limit allowed in the MU4 district), 

• Increase the amount of below grade parking available for residents and commercial tenants, 

• Reduce the number of apartments from 80 to 68 (a decrease of 15%), 

• Reduce the retail space to from 9,000 to 5,000 square feet, 
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• An infrastructure improvement payment to the City of $750,000 (equal to an infiltration and 
in flow payment at an 8:1 ratio),  

• Maintain 25% of the units as deed restricted in perpetuity as affordable to households earning 
up to 80% of Area Median Income, and 

• Maintain the same $1,050,000 upfront payment to the City in spite of the scaled down 
building and additional costs. 

Building a project that diversifies the City’s housing stock and provides a significant number of 
affordable housing units while maintaining public parking and creating an attractive public space, is 
complex and necessitates a certain number of market rate units.  The City believes that both they and 
the applicant have sufficiently considered the impacts of this project and reduced the scale as much 
as possible to both sufficiently mitigate impacts and still maintain a financially feasible project.  The 
applicant and the Planning Department are confident that the current project with its location in a 
walkable village center close to transit options minimizes, to the greatest extent possible, any impacts 
associated with this project.  Austin Street Partners is proposing to maintain the existing number of 
parking spaces in the lot that are available to the public today and will improve the streetscape with 
new retail and public space.  Vehicle trips associated with the project are expected to be modest, and 
the project will diversify housing choices in Newton as well as house 17 households that qualify for 
deed restricted units. 

What is the rationale for the amount of commercial space in the project? 

Since being selected to partner with the City, Austin Street Partners has reduced the amount of 
commercial space in the building from 9,000 square feet to 5,000 square feet.  The applicant stated 
that in deciding on the amount of commercial space, they considered a balance of trade offs for both 
themselves and the City.  For the City, less retail means a decrease in commercial tax revenue but an 
increase in the number of parking spaces that could be maintained on the site. For the applicant it 
means a decrease in rent revenue but a decrease in the parking required for the project.  Ultimately, 
the primary driver in the conclusion to reduce the amount of commercial space was to increase the 
number of available parking stalls and to decrease the number of parking stalls required for the 
project.  The retail space is now imagined as three small boutique sized shops (such as a book store, a 
toy store, and a prepared food shop), plus a 1,500 square foot shared office/co-working space. 

Why aren’t all of the units affordable? 

Affordable units need a subsidy in order to construct and market the units, and typically the subsidy 
comes in the form of market rate units, or federal, state or local funding subsidies.  The only recent 
project that was considered all affordable was 192 Lexington Street.  That project had a total project 
cost of $5,322,027 and received over $2,000,000 in Community Preservation Funds, as well as over 
$1,000,000 in federal Community Development Block Grant Funds and Federal HOME funds.  An 
additional $2,235,300 in sales revenue contributed to the project cost.  This example shows that each 
unit cost over $500,000 to construct, and was subsidized by more than $300,000 per unit 
(approximately five years ago).  The applicant has calculated the subsidy required to make 28 Austin 
Street an all affordable project at over $330,000 per unit.  This equates to a subsidy of $5,610,000 for 
the 17 affordable units and $22,440,000 if the project were all affordable.  It is also worth noting that 
this project includes 25% of the units as affordable, which is greater than the typical requirement of 
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15% of the units.  The additional seven units provided by Austin Street Partners have a cost to them 
of $2,310,000. 

Furthermore, the Planning Department notes that all affordable projects are no longer the trend in 
housing policy and development, where best practices generally advocate for mixed-income 
communities, where those living in subsidized units are not segregated.  There is a body of 
scholarship that advocates for “mixed-income neighborhood effects” which are seen as critical to 
quality of life, financial stability, and social advancement, as mixed-income communities include role 
models that demonstrate work skills and the value of advanced education.    

What is the plan for the garden area? 

The applicant provided a basic design for this pocket park but would like to engage interested citizens 
to help further develop its design if this project is approved.  The area measures 2,600 square feet 
and the applicant is estimating that they would provide a budget of $50 per square foot for design, 
plantings, fencing and seating (soft- and hard-scape), and the area will be maintained by the building 
management.  The applicant would propose to host a competition open to all to select the most 
creative and innovative design.  The Planning Department notes that there are many possibilities for 
this area including a community garden, dog park, outdoor fitness area, screening room, or lounge.  
The Planning Department is supportive of the design competition in concept and suggests that a 
community engagement effort take place prior to the issuance of a building permit if this project is 
approved, so that residents of Newtonville (and perhaps future residents of the building) can weigh in 
with what they believe would contribute most to the immediate neighborhood.   

How will snow plowing and removal function? 

As stated in the memorandum dated July 17, the Department of Public Works (DPW) will be 
responsible for snow-plowing and removal as necessary in the municipal parking lot, and has 
reviewed submitted plans.  A significant portion of the site would be covered by the building and 
therefore less plowing will be needed than for the surface lot that exists today.  Snow will be plowed 
towards the back of the site and one or two small snow storage areas may be designated in the least 
desirable parking areas.  After major storms some snow will likely have to be melted by the City’s 
snow melting truck, or be removed to melt off-site.  The Department of Public Works has stated that 
the likely place snow would be moved to is the DPW Maintenance Facility at 48 Elliot Street. 

What are Star Market’s plans? 

Both the City and Austin Street Partners have been in contact with Star and can confirm that Star 
currently has no plans to redevelop the current store or its parking lot or to build over the MassPike.  
The City and the applicant are currently in discussions with Star concerning shared public parking in 
Star’s parking lot during construction on the Austin Street municipal parking lot.  If at some point in 
the future Star intends to redevelop, that project and its impacts on existing conditions in 
Newtonville, would be assessed (including required mitigation) as part of the review process for that 
project. 

Are the infrastructure improvements identified in the CIP? 

The sewer work for the Austin Street area is identified in the Capital Improvement Plan (CIP) in 
project area five, which has a FY16 design and a FY17 construction, and the replacement of the water 
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line is also identified in the current CIP as part of the 5-year plan.  As was relayed at the public 
hearing in July, improvements to the water and sewer lines are needed regardless of this project, and 
have both been identified in the CIP independent of the proposed Austin Street project.  These 
projects have been moved up one year to FY16 in response to the proposed project, but would occur 
in the next two years regardless. 

What is the project timeline? 

The Austin Street sewer replacement project will be bid as part of the upcoming bid package for 
sewer infiltration and in flow construction, projects 3 & 4.  It is being designed now and is expected to 
go out to bid this winter, with a contract to be awarded in early spring.  Construction is expected to 
start in the spring.  The work consists of excavating the existing sewer and installing a new sewer line.  
It is major construction, with sewer bypass pumping.  Fortunately, the parking lot can be accessed 
from Bram Way, without using Austin Street, which will be impacted by utility construction.  It is 
estimated that the sewer replacement project will take two months to complete and will cost 
approximately $400,000.   

The Austin Street water main replacement will be bid as part of the upcoming bid package for water 
in 2016.  Design is upcoming, for bidding in the early spring, with a contract award in late spring/early 
summer, and fall construction for Austin Street.  The sewer work needs to be completed before the 
water work can start.  The work consists of excavating the existing water main, and installing a new 
water main.  It is major construction with water bypass piping, and water service replacement.  The 
water main project is estimated to take two months to complete and will cost approximately 
$200,000. 

Based on this schedule it is realistic that the construction of the mixed use project will begin in the 
spring of 2017, although they would prefer to break ground in the fall of 2016 if at all possible.  The 
Department of Public Works is reviewing the feasibility of preparing one contract for bidding which 
would include one contractor for both the sewer (spring) and water (summer) work.  This may allow 
for a fall construction start for Austin Street Partners, but utility work will need to be completed 
before construction on the municipal lot can begin. 

The project is expected to take no more than 15 months to construct and can possibly be completed 
in as little as 13 months.  The first phase consists of excavating the area for the underground garage 
and construction of the foundation, which is estimated to take approximately four months.  The next 
phase includes erecting the steel framed podium that will cover the surface parking area, as well as 
construction of the retail and residential lobby which is estimated to take approximately three 
months.  The third phase includes setting the modular units on the podium which is estimated to take 
less than one month.  The final phase is to complete the interior of the project which is estimated to 
take approximately five months. 

The applicant has stated that if there are funds left over from their contribution to infiltration and in 
flow after the replacement of the sewer and water main they would support these funds going 
towards undergrounding of electric wires along Austin Street.  However, this work is typically 
completed by utility companies themselves and is very expensive.  The Planning Department 
recommends that should the Board choose to approve this project, a condition be included in the 
Board Order that the applicant underground their wires from the street to the building, and that any 
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funds not used by the City for water and sewer upgrades, be placed in a fund for improvements to 
the village area.  These funds could be used as a payment towards undergrounding of wires on Austin 
Street, or for general vehicular or pedestrian improvements in the immediate Newtonville area. 

Upon completion of the 28 Austin Street project, the City would cold plane and perform an asphalt 
overlay on Austin Street.   

What is the economic and fiscal impact of this project? 

The City commissioned an independent study of the economic and fiscal impacts of this project to the 
City, which is attached to this memorandum.  (Attachment B).  The report was completed by the 
economic firm RKG Associates, Inc.  The Fiscal Impact Analysis included both recurring and non-
recurring municipal revenues (property taxes, auto excise tax, meals tax, CPA property tax surcharge, 
building permit fees and ground lease payment), and municipal costs including public schools costs.  
The proposed project is projected to generate an annual municipal surplus of approximately $40,000 
plus non-recurring municipal revenues of approximately $1,350,000 ($1,050,000 for the lease 
payment and approximately $300,000 in building permit fees). 

The economic impact analysis takes into account employment, earnings, and direct spending 
associated with commercial activities of employers, workers and residents of the project within 
Newton on a recurring basis.  RKG Associates projects that 28 Austin Street is estimated to generate 
approximately $1.56 million annually in local spending on goods and services and approximately 
$280,000 on food away from home. 

Finally, RKG Associates completed an analysis of Newtonville’s capacity to absorb additional retail 
development in general, and in particular, without impacting the existing mercantile base.  This was 
done by conducting a retail gap analysis and an informal survey of several Newtonville businesses 
located along Austin and Walnut Streets.  Results indicate that spending data indicates that Newton 
could support substantially more retail activity and that an additional 5,000 square feet of retail could 
draw from a much larger market area than the immediate village.  A more location-specific analysis 
reveals that the Newtonville market is underserved by retail and that there is unmet demand in 
almost every spending category.  Newtonville village center is almost 50% below nation average for 
square feet of retail space per person and is well below what the spending potential for the local 
consumer demand could support.  In fact, the report finds that the local area could support between 
30,000-192,000 additional square feet of commercial retail space, further indication that 5,000 
square feet of new retail activity is viable in Newtonville and would not negatively impact the existing 
retail base. 

Can an additional lease payment be negotiated if the initial 99 year lease is extended? 

This question was answered in the Planning Department’s memo dated July 17, 2015, in Attachment 
C.  The lease is for a ninety-nine (99) year term.  Austin Street Partners (ASP) has the option to extend 
the term for an additional ninety-nine (99) years.  The Term Sheet states that the City and ASP intend 
to negotiate the terms of a Ground Lease and a Development Agreement.  During those negotiations, 
the parties can negotiate additional terms regarding the exercise of the option to extend the Ground 
Lease.  However, The Board of Aldermen does not participate in the negotiation of the lease 
agreement.  The policy decision to dispose of land is a legislative function pursuant to G.L. c. 40 § 
15A.  The Board made that policy decision in February, 2012, when it authorized the Mayor to sell or 



September 24, 2015 - Working Session 
SP #119-15, 28 Austin Street 

Page 8 of 8 
 

 

 

lease the Austin Street parking lot for a nominal price and made a number of recommendations to 
include in any sale or lease of the property.  The negotiation and execution of the disposition 
documents are executive functions which belong to the Mayor.   

 
 
 

ATTACHMENTS: 

Attachment A:  Planning Department’s Vision for Newtonville 
Attachment B:  Economic and Fiscal Impact Analysis 
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M E M O R A N D U M  
 
DATE:   September 17, 2015 

TO:   Mayor Setti Warren 

FROM:   James Freas, Acting Director of Planning and Development 

RE: Newtonville Vision  

CC:   Board of Aldermen 
   Planning and Development Board  
 
 
In preparation for the Land Use Committee meeting on September 24, I have put together a vision 
document for Newtonville to be shared with the Board of Aldermen in relation to their discussion of 
the Austin Street development proposal.  What follows is the Planning Department’s Newtonville 
Vision, drawing from a number of different sources including the Comprehensive Plan, Aldermanic 
discussions prior to the rezoning of the Austin St. parking lot, MAPC projections for metro Boston, 
and the Economic and Fiscal Impact Analysis performed by RKG for the Austin St. project (which will 
be included in the Aldermen’s packet). 
 
Newtonville is one of Newton’s thriving major village centers where neighborhood residents 
and people from throughout the City come to stroll, shop, dine, and attend village-centered 
events. A short walk connects residents and visitors to most daily needs, as well as unique 
shopping and dining experiences. The Village is re-connected; crossing over the Pike is a short, 
easy, and enticing walk thanks to street design improvements and the commuter rail station is 
both more prominent and accessible.  
 
Newtonville offers diverse housing choices in a walkable setting close to transit. The residents 
of newly built apartments above the expanded retail core are welcome members of the 
community, contributing to the economic strength of the Village’s businesses and 
championing the Village’s improvement. Even as the Village has grown and diversified, 
Newtonville remains true to its heritage as a center of community and economic activity in the 
City of Newton through an improved pedestrian experience, public plazas, and new buildings 
that respond, in scale and materials, to its historic landmarks and add to street-level vitality.  

Setti D. Warren 
Mayor 
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The vision integrates several important citywide policy areas including diverse and affordable 
housing, multi-modal transportation choice, and economic development, and describes their 
application within the specific geography of Newtonville. The Newtonville Vision is based on 
Newton’s adopted Comprehensive Plan 2007, 
local and regional data, market and fiscal 
studies, and public comments that have been 
generated over the course of the several years 
of planning that have gone into the Austin 
Street project and other proposals in the 
Village. Ultimately, this vision recognizes that 
change is important and unavoidable and that 
it is the City’s responsibility to establish 
objectives towards addressing change in a way 
that supports the resiliency and long-term 
health of the City.  
 
The following sections describe specific policies 
and actions that support realization of this 
vision for Newtonville over time.  
 
 
 
Village Economic Development 
 

• Support the development of one or more “destination” businesses north of the Pike to draw 
more foot-traffic to this portion of the Village.  

• Retain the unique, independent and locally owned stores and restaurants in Newtonville 
through small business support programs and other actions. 

• Explore creation of a merchants association or similar 
organization to promote Newtonville and its 
businesses. Coordinate with the Newtonville Area 
Council.  

• Retain and improve the public parking lot at Austin 
Street for the benefit of Newtonville businesses and 
convenience of visitors to the village.  

• Develop a village area parking strategy to better address management and improve 
availability. 

 
 
 
 
  

What is a Vision? 
A Vision describes how the City views its future objective 
for a geographic area or a public policy issue and may 
include a set of proposed policies or action items. A 
Vision is used to guide public policy action, from capital 
improvements to regulatory changes or discretionary 
permits. A Vision does not limit public action, but is 
intended to describe objectives so that reasoned 
decisions can be made. 

 Inherent to the concept of a Vision is the idea of place-
making; the idea of protecting and enhancing the sense of 
place of a given location, those unique attributes of a 
place that distinguish it from any other.  

A Vision is based in data analysis, public engagement, and 
wider policy objectives. A Vision is not a Master Plan, 
which is distinguished by a more detailed description of 
future conditions and a more closely defined 
implementation path.   

“It was a thriving place where people 
would come and do shopping. It’s turned 
into a place where people come to do 
errands. I want to bring back the 
Newtonville I remember.”  
- Alderman Susan Albright, Ward 2, 
Newton Tab, September 9, 2015.  
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Housing 
 

• Provide multi-family housing options in mixed-use buildings with retail and/or restaurant uses 
on the ground floor. 

• Promote and encourage affordable housing units.  

• Develop the Austin Street parking lot with a mixed-use building containing market and 
affordable housing units over retail, while retaining a municipal parking lot.  

 
 
 
 
 
 

 
Transportation 
 

• Focus on enhancing pedestrian safety and comfort. Streetscape design should include wide 
sidewalks, benches, trees, and trash receptacles. Crosswalks should be highly visible and 
street crossing distances minimized.  

• Create more bike parking locations and bike facilities.  

• Work with the MBTA to improve the accessibility and comfort/quality of the commuter rail 
station. Advocate for more frequent service.  

• Improve bus shelters.  

• Identify and assess potential improvements in signalization and intersection design, especially 
at the intersections of Austin St. and Walnut St. for enhanced function and safety for 
pedestrians, motorists, and bicyclists.  

 
Environment 
 

• Seek environmentally sustainable design in new buildings. New buildings should be LEED 
certifiable, include alternative energy generation where feasible, and address stormwater 
quantity and quality.  

• Identify opportunities to reduce impervious surfaces, create pocket parks of public 
greenspace, and creatively integrate stormwater management into public infrastructure.  

 
 
 
 
 
 
 

“Newton needs to be a place where my children and yours can afford to settle if they wish. Newton 
has to be a place that welcomes diversity and a place where those who work here — our teachers, 
our firefighters, police officers and municipal workers — can also live and raise their families. 
Newton has to continue to provide pathways to the middle class and beyond for all of our citizens.”  
 - Mayor Setti Warren, Newton Tab, May 20, 2015.  
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Place 
 

• Implement the proposed Walnut Street streetscape improvements.  

• Develop an active public plaza 
that is an attractive gathering 
space and location for public art. 

•  Promote outdoor dining/ 
sidewalk cafes.  

• Encourage businesses to improve 
their building facades including 
higher quality signage (less 
plastic/neon) and creating a more 
coordinated, cohesive 
appearance.  

• Respect the architectural heritage 
of Newtonville while still allowing for modern interpretation and creativity in design.  

• Invest in high quality design, materials, and maintenance for public infrastructure – roads and 
sidewalks.  

 
Data / Policy Basis and Source Materials 
 
 Newton Comprehensive Plan, 2007 

• P. 3-6: “Land use is to be guided with the intention of enhancing village centers, 
supporting their vitality, with special emphasis on the role of those centers in: 

o  providing services to nearby neighborhoods, restoring that function where it 
may have been eroded, while also 

o reflecting how those centers interrelate to each other in often complementary 
ways in serving the entire City, and 

o providing a housing alternative - that of living in a mixed-use environment - 
otherwise largely missing in the City, and  

o providing focal areas around which the sense of place and of community that 
we seek can be effectively shaped. 

• P. 3-25: Newtonville is identified as a Major Center with between 500,000 and 1 million 
square feet of commercial area.  

• P. 3-31: “While each of the village centers is different, certain general policies should 
be observed. The smaller village centers should be left to their own devices. Their 
current land use seems appropriate both as to scale and type, and any significant 
expansion would significantly alter their character. The larger centers are another 
matter. A strong case can be made for moderate growth in some of them and a change 
in the balance of uses in others. Providing incentives for the creation of more 



5 
 

multifamily housing in the larger centers deserves serious consideration. So does the 
application of a more proactive approach to planning. It is appropriate for the City to 
encourage the uses and design criteria it deems preferable while discouraging those 
which are not. This is different from a no-growth strategy. On the contrary, many of the 
larger centers could and should be expanded at a moderate pace.  

The City needs to look at each of the larger centers and develop a plan to enhance it. 
One size does not fit all; but certain facts are clear. Existing parking patterns and 
locations are not optimal. Parking in those locations should be shared or otherwise 
consolidated. The elimination of on street parking in selected locations would also do 
much to improve traffic flow.  

One-story buildings are often inefficient and a waste of expensive land so should 
generally be discouraged in the village centers. Where overriding historic or scale 
considerations are not present, density incentives might be provided to owners or 
developers who are willing to develop multi-story buildings. There are vacant second 
and third floors in buildings in the village centers, but not because of a lack of demand. 
This space is often physically and economically obsolete. In towns such as Needham, 
Concord, and Wellesley new buildings are being built and old ones renovated in the 
town centers, and they are full. The reason it does not happen in Newton is because it 
is too difficult to develop new space.” 

• P. 4-10: Village Center Roads: About twelve or more Village Centers in Newton are 
intended to be strongly pedestrian-oriented areas, including those listed below. Within 
them, roadway and other infrastructure improvements and regulations are to be 
designed to maintain and improve the pedestrian experience. 

 
Population and Housing Demand Projections for Metro Boston, January, 2014 

• Housing younger workers and the growing senior population will require between 
305,000 and 435,000 additional housing units by 2040.  Two-thirds of these units 
should be multi-family unit types.  

• Under current trends, two out of every five workers in Greater Boston will retire by 
2030. New housing to accommodate a growing younger workforce is essential for 
future economic growth in the region.  

• A continuing trend of declining household sizes means that, even if the population 
remains level or drops, there would be a strong demand for additional housing units.   

• Demographic trends and preferences amongst seniors and younger adults means the 
majority of necessary units will need to be in multi-family structures, largely in urban 
and transit oriented areas. Most of the demand for single-family homes for young 
families will be met as seniors move out of their existing housing stock.  

• http://www.mapc.org/projections  
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Economic and Fiscal Impact Analysis (for 28 Austin Street project) 
• The 28 Austin Street project will generate an estimated $1.56 million annually in local 

spending on goods and services and $280,439 on food away from home. 

• In total, Newton households spend more than $1.32 billion in these retail categories 
each year.  In contrast, City retail businesses capture approximately $693.4 million in 
sales, indicating there is measurable sales leakage totaling $628.1 million.   

• In terms of retail density, the Newtonville village center is almost 50% below national 
average for square feet of retail space per person.  The average square feet per capita 
is below 13 for both the 3-minute and the 5-minute drive time areas.  The 10-minute 
drive time area is comparable to the national average, but still well below what the 
spending potential for the local consumer demand could support. 

• Slightly more than three-fourths of the respondents indicated that 40 percent or more 
of their business was from the immediate Newtonville area.  About 50 percent of the 
respondents stated that 40 percent or more of their remaining business was from 
elsewhere in Newton.  All told, the surveyed businesses garnered most of their sales 
from proximate and surrounding residents… several [businesses] noting that the 
proposed additional residential units would in fact offer up “new” customers living 
right in Newtonville.  

• A general pattern of responses indicated the desire for “anchor” type stores or those 
that bring customers to the area, generate foot traffic and enhance the potential for 
multi-destination shopping – noting a strong desire for additional dining and drinking. 

 
 Other Sources 

• Aldermanic discussions and documents relative to the RFI, RFP, and Reuse process, 
Rezoning process for the Austin Street project.  

• Collected comments from Austin Street and Walnut Street Streetscape meetings 

• Beautiful Newtonville Survey Results, January 2013 
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ECONOMIC AND FISCAL IMPACT ANALYSIS 
  
 
A. INTRODUCTION 
 
The following report contains a fiscal impact analysis pursuant to the proposed development of the 
Austin Street public parking lot in the Newtonville village center. The project is planned for a mixed-
use building containing ground floor retail space and apartments on the upper floors, which will 
include a 25% affordable housing unit component. The 127-space public parking spaces will be 
retained. In an effort to provide the City of Newton a full understanding of the relative benefits and 
costs associated with this project, the City is seeking information that details the fiscal and economic 
impacts of the proposed project from the independent economics firm, RKG Associates, Inc. of 
Quincy, Massachusetts. 
 
In the course of the work program, RKG professionals visited Newton to conduct site reconnaissance 
and to interview key City of Newton department heads and staff. The objective of the interviews was 
to develop an understanding of how specific departmental cost categories will be impacted by the 
introduction of new households and commercial operations to the City of Newton.  Key points of 
contact in Newton for the Fiscal and Economic Impact Analysis were James Freas, Acting Director of 
Planning and Development and Nancy Hyde, Economic Development Director. RKG also conducted 
interviews with the following department representatives: 
 
 Public Works – Shane Mark, Interim Commissioner; Louis Taverna, City Engineer 
 Comptroller – Dave Wilkinson 
 Assessing – Michael Flynn, Commercial Assessor 
 Police – Howard Mintz, Chief  
 Fire – Bruce Proia, Chief 
 Schools – Sandy Guryan, Deputy Superintendent; Julie Kirrane, Long-Range Planning 

Manager 
 
Information obtained from the interviews informed the estimates of tax revenues generating from 
property improvements and municipal costs that will be incurred from the provision of government 
services to new households and businesses. RKG Associates also utilized several public data sources 
to prepare the analysis including: 
 
 City of Newton Annual Budgets, 2007 – 2016 
 City of Newton Comprehensive Annual Financial Report, 2014 
 Newton Public Schools Superintendent’s Proposed Budgets, 2012 – 2016 
 Newton Public Schools Enrollment Analysis Report, 2013 

 
Data on retail spending was obtained from ESRI, a fee-based provider of socioeconomic and market 
data. In addition, Austin Street Partners provided information specific to the proposed project, such as 
a financial pro forma prepared on August 10, 2015. 
 
 
  

Attachment B 
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B. PROJECT DESCRIPTION 
 
The subject property comprises 74,480 square 
feet (1.7 acres) located on the south side of 
Austin Street near its intersection with Walnut 
Street, in the Newtonville village center. The 
proposed development is within a quarter-mile 
of the Newtonville MBTA commuter rail 
station, a location that would generally be 
considered within a primary Transit Oriented 
Development area. 
 
The project is proposed for 68 apartment units 
in a four-story building with 5,000 square feet 
of commercial space on the ground floor 
(Figure 1). The total building area is 81,163 
square feet. Apartments will comprise 51 
market rate units and 17 (25%) affordable units 
in one- and two-bedroom configurations. 
Affordable units are defined as being affordable 
to households earning 80% of the area median income. Parking for residents and employees will 
consist of 90 underground spaces. The 127 public parking spaces that presently occupy the site will 
be retained, but will be temporarily taken out of service during construction of the project. The 
development is projected to commence construction in 2016, and is projected to reach stabilization at 
95% occupancy in 2018 (Table 1). 
 
 
Figure 1: Conceptual Rendering of 28 Austin Street 

 
Source: Austin Street Partners LLC 
 
 
  

Table 1
Proposed Development Program
28 Austin Street, Newton, MA
Use Type Units Square Feet
Market Rate Apartments
   1 Bedroom 25
   2 Bedroom 26
Affordable Apartments
   1 Bedroom 8
   2 Bedroom 9
Commercial Space 5,000
TOTAL 68 5,000
Residential Parking 90
Public Parking 127
TOTAL PARKING 217
Source: Austin Street Partners LLC 2015
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C. FISCAL IMPACT ANALYSIS 
 
1. Non-Recurring Municipal Revenues 
 
Non–recurring revenues are typically one-time fees or payments made to a government entity by the 
developer/investor, the most common of which is the building permit fee. The developer estimates the 
total cost of the building permit at $300,000. 
 
The developer will also enter into a 99-year ground lease on the property with the City of Newton, 
which will entail an up-front, single payment of $1,050,000.  
 
2. Recurring Municipal Revenue Projections 
 
This section describes the assumptions used 
to derive the estimated municipal revenues 
associated with the proposed 28 Austin Street 
development.   RKG Associates measured 
those major revenues streams with direct 
benefit to Newton.  While there are other 
sources of municipal revenues generated by 
this development, they are not collected for 
direct use of the City (i.e. Commonwealth 
revenues) or have been calculated to be 
inconsequential in measuring the revenue 
impact of this development on the City’s 
fiscal health.  The revenues measured include 
real property tax, personal property tax, the 
CPA property tax surcharge, vehicle excise 
taxes, and meal taxes generated by new 
households. 
 

a.) Real Estate Tax Revenues 
 

As the primary source of municipal 
revenues is real property taxes, the first 
step of the fiscal impact analysis is to 
estimate real property taxes that will be 
generated from the proposed 
development. Income properties in 
Newton such as apartments and retail 
space are assessed using an income 
valuation method, which recognizes the 
relationship between the property’s value and the income it is expected to earn.   

 
A net operating income from the apartment component of approximately $1.4 million is derived 
from a financial pro forma prepared by Austin Street Partners in August of 2015. The capitalized 
value of $24.3 million is calculated by dividing the net operating income (NOI) by a 
capitalization rate of 5.84%. The capitalization rate was obtained from the City of Newton’s 
Assessor’s Office. Based on a 2014 real property tax rate of $11.61 per $1,000 of assessed value, 
tax revenues from residential uses are estimated to equal $282,527 annually, in 2015 dollars 
(Table 2).  

Table 2
Calculation of Real Property Value & Taxes
28 Austin Street, Newton, MA
Residential
Units 68
Gross Annual Rent Revenue $2,158,024
Parking Revenue $28,367
Gross Potential Revenue $2,186,391
   Less: Vacancy & Credit Loss @ 5% $109,320
   Less: Operating Expenses $655,917
Net Operating Income $1,421,154
Capitalization Rate* 5.84%
Capitalized Value of Residential Property $24,334,831
2015 City Tax Rate $11.61
Real Property Taxes - Residential $282,527

Commercial
New Total Commercial Square Feet 5,000
Gross Potential Revenue $125,000
   Less: Vacancy & Credit Loss @ 5% $6,250
   Less: Operating Expenses $37,500
Net Operating Income $81,250
Capitalization Rate* 7.76%
Capitalized Value of Commercial Property $1,047,036
Estimated Value of Personal Property @ 19% $198,937
Taxable Value $1,245,973
2015 City Tax Rate 22.38
Real & Personal Property Taxes - Commercial $27,885

Real Property Taxes - Total $310,412
*City of Newton Tax Assessor
Source: Austin Street Partners, RKG Associates 2015
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The income valuation method is also used for the commercial component based on information 
obtained from the Austin Street Partners financial pro forma. According to the City of Newton’s 
Assessor’s Office, the capitalization rate for commercial properties is 7.76%, which based on an 
NOI of $81,250 yields a capitalized value of approximately $1.0 million. 

 
Personal property tax is estimated based on the most current proportion of assessed personal 
property to commercial real property, as presented on page 134 of Newton’s 2014 Audited 
Comprehensive Annual Financial Report (CAFR). The value of personal property associated with 
commercial land is calculated at 19% of the commercial real property value, and is estimated to 
equal $198,937. The proportion of 19% represents the total assessed value of personal property 
divided by the total assessed value of real property, based on the assessments contained in the 
2014 CAFR (personal property assessment of $368 million ÷ commercial property assessment of 
$21.0 billion = 19%). Combined commercial real property and personal property tax revenues are 
estimated to equal $27,885 annually. Total annual property tax revenue is projected to equal 
approximately $310,412, in 2015 dollars. 

 
b.) Auto Excise Tax Revenues 

 
Auto excise tax revenues are estimated using 
a methodology similar to personal property 
tax. Tax calculations are based on the 
proportion of motor vehicle excise taxes paid 
in 2014 to the amount of residential property 
taxes paid in the same year, according to the 
2014 CAFR, which yields a proportion of 
5.2%. Based on estimated annual residential 
property taxes of $282,527 as calculated in 
Table 2, auto excise taxes are projected to 
equal $14,764 in annually recurring 
revenues, in 2015 dollars (Table 3).  

 
c.) Meals Tax Revenues 

 
Although there are currently no food & beverage establishments specifically identified as 
potential tenants of the proposed commercial space, new households will contribute to net new 
spending in local retail and food & beverage establishments. Estimated spending from new 
households is discussed in detail in the Economic Impact section of this report. An analysis of 
household spending from ESRI shows that households within a three-mile radius of the project 
site spend an average of $6,874 annually on food away from home. If Newton food & beverage 
establishments can capture 50% of the spending for food away from home from the 68 new 
households at 28 Austin Street, that equates to $280,439 in spending. Based on a meals tax of 
0.75%, the City of Newton could collect $2,103 in annual meals taxes from new household 
spending in the City. 

 
d.) Summary of Municipal Revenues 

 
A summary of municipal revenues at project stabilization shows an estimated $330,384 in net 
new, annually recurring taxes generated from development at 28 Austin Street.  

Table 3
Calculation of Auto Excise Tax
28 Austin Street, Newton, MA
Est. Residential Property Taxes 2014 $233,392,509
Motor Vehicle Excise Taxes 2014 $12,196,692
Vehicle/Res. Prop. Tax Ratio 5.2%
Project Est. Residential Prop. Taxes $282,527
Project Est. Annual Auto Excise Taxes $14,764
Source: City of Newton; RKG Associates, Inc.
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3. Recurring Municipal Cost Projections 
 

a.) Proportional Share of Departmental Costs 
 

In addition to municipal revenues, new land uses also generate public expenditures associated 
with the cost of providing government services.  In order to fully assess the cost of land uses of 
the proposed development program, departmental expenses have been estimated for locally 
funded government services that will be provided by the City of Newton to the residents, 
employees, property owners and retail patrons of the proposed 28 Austin Street development.  
Since the development has both residential and commercial components, the first step of this 
analysis is to allocate the proportional share of departmental expenses to residential and 
commercial development.   RKG Associates employs a methodology that uses the City of 
Newton Fiscal Year 2016 Recommended Annual Budget, and the assessed value of taxable real 
property contained in the 2014 Consolidated Annual Financial Report (CAFR). 

 
 According to the CAFR, real property assessments by category are as follows: 
 

 Residential: $18.69 billion: 91% 
 Commercial: $1.91 billion:    9% 

 
The residential land uses’ proportional share of applicable government expenses is 91%, 
compared to 9% for commercial.  The total personal property assessment is not reflected in this 
analysis since it is based on temporary assets that depreciate over time, and is not tied to the land. 
Several departments are assigned a 100% allocation to residential uses because of the nature of 
their services, and include Health and Human Services, Senior Services, Veteran Services, 
Newton Public Library, Parks and Recreation, and the Newton History Museum. 

 
b.) Estimated Municipal Unit Costs 

 
Departmental expenses shown in Table 4 are derived from the Functional Element Summary 
contained in the Annual Budget.  Expenses are allocated by proportional share. The projections of 
municipal costs on a per-household or per-employee basis recognize that there are economies of 
scale associated with ongoing government operations, and that the introduction of new 
households and commercial operations into the City will impact certain departments more 
directly than others. Therefore, each functional element is assigned an efficiency factor, which is 
a percentage that reflects the incremental costs that would be incurred from net new households 
or businesses in the City. For example, Police cost categories such as traffic safety, patrol 
services, and investigations are likely to be more directly impacted than building and vehicle 
maintenance.  Similarly, Fire rescue operations will be more directly impacted than 
communications. Since Public Schools serve a narrow constituency (pupils), they are directly 
impacted by pupils generated from new housing. Interviews with various department heads and 
representatives informed the estimates of efficiency factors, and are briefly described here: 

 
 Internal government departments with the lowest efficiency factors include the Treasurer 

(5%), whose largest cost category is debt service.  
 Departments with efficiency factors of 20% include Clerk of the Board, Executive, 

Comptroller, Purchasing, Board of assessors, City Solicitor, Human Resources, 
Information Technology, Financial Information Systems, Health and Human Services, 
Veterans Services, and the Newton History Museum. 

 Public Buildings and Public Works have 30% efficiency factors. Typically, Public Works 
would be more fully impacted by new households but in this case, solid waste collection 
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will be the responsibility of the new building’s management company. Sanitation is 36% 
of the total Public Works’ budget.  

 Inspection Services, Senior Services, the Newton Public Library, and Parks and 
Recreation have efficiency factors of 50%, since new residents will directly access the 
latter three, and the presence of a new building will impact Inspection Services. 

 Police and Fire both have efficiency factors of 75%, since their operations are the most 
directly impacted by new households and businesses. 

 Schools are treated in a separate section. 
 

Based on the methodology described above, it is estimated that the incremental fiscal cost of 
general government services for each new household added to the City is $1,627 in 2015 dollars 
(Table 4). 

 

 
 

Table 4
Calculation of Unit Costs for Residential Land Uses
Newton, MA

Expense Category FY 2016 [1]

Residential 
Proportional 

Share @ 91%
Efficiency 

Adjustment
Adjusted 
Expenses

Clerk of the Board $1,764,936 $1,606,092 20% $321,218
Executive $1,041,046 $947,352 20% $189,470
Comptroller $39,719,179 $36,144,453 20% $7,228,891
Purchasing $471,901 $429,430 20% $85,886
Board of Assessors $1,266,952 $1,152,926 20% $230,585
Treasurer/Collector (Debt Service) $26,343,465 $23,972,553 5% $1,198,628
City Solicitor $1,546,786 $1,407,575 20% $281,515
Human Resources $987,476 $898,603 20% $179,721
Information Technology $1,435,957 $1,306,721 20% $261,344
Planning & Development $1,523,936 $1,386,782 30% $416,035
Public Building Department $4,376,302 $3,982,435 30% $1,194,730
Financial Info Systems $585,743 $533,026 20% $106,605
Police Department $20,037,272 $18,233,918 75% $13,675,438
Fire Department $19,422,540 $17,674,511 75% $13,255,884
Inspection Service Department $1,331,058 $1,211,263 50% $605,631
Public Works Department $20,557,323 $18,707,164 30% $5,612,149
Health and Human Services [2] $3,433,078 $3,433,078 20% $686,616
Senior Services [2] $606,973 $606,973 50% $303,487
Veteran Services [2] $367,748 $367,748 20% $73,550
Newton Public Library [2] $5,401,994 $5,401,994 50% $2,700,997
Parks & Recreation Department [2] $5,805,458 $5,805,458 50% $2,902,729
Newton History Museum [2] $259,229 $259,229 20% $51,846
Total $158,286,352 $51,562,954
Total Households (2015 Estimate) 31,699
Incremental Fiscal Costs Per Occupied Housing Unit $1,627
Source: City of Newton and RKG Associates, Inc., 2015
[1] Recommended
[2] 100% Proportional Share
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The incremental cost of government for new commercial space is calculated on a per employee 
basis.  Using a similar approach of allocating the proportional share of costs to each employee, 
RKG worked with the City’s department heads to define the impacts of new businesses on 
municipal budgets.  The most substantial difference between the residential analysis and this 
analysis is the social/community service costs estimates.  New employees do not have any 
notable impacts on services such as senior services or veteran services since the employee is not 
necessarily a new resident of the community. If they are, they are captured in the resident 
calculation. 
 
The number of employees that will occupy the 5,000 square feet of retail space is estimated to 
equal 17, which is based on the widely accepted industry standard (and supported by the Urban 
Land Institute in multiple publications) of 300 square feet per employee for retail space under 
10,000 square feet. It is estimated that the incremental fiscal cost of general government services 
per new employee is $84 in 2015 dollars (Table 5). 

 

 
 

Table 5
Calculation of Unit Costs for Commercial Land Uses
Newton, MA

Expense Category FY 2016 [1]

Commercial 
Proportional 
Share @ 9%

Efficiency 
Adjustment

Adjusted 
Expenses

Clerk of the Board $1,764,936 $158,844 20% $31,769
Executive $1,041,046 $93,694 20% $18,739
Comptroller $39,719,179 $3,574,726 20% $714,945
Purchasing $471,901 $42,471 20% $8,494
Board of Assessors $1,266,952 $114,026 20% $22,805
Treasurer/Collector (Debt Service) $26,343,465 $2,370,912 5% $118,546
City Solicitor $1,546,786 $139,211 20% $27,842
Human Resources $987,476 $88,873 20% $17,775
Information Technology $1,435,957 $129,236 20% $25,847
Planning & Development $1,523,936 $137,154 30% $41,146
Public Building Department $4,376,302 $393,867 30% $118,160
Financial Info Systems $585,743 $52,717 20% $10,543
Police Department $20,037,272 $1,803,354 75% $1,352,516
Fire Department $19,422,540 $1,748,029 75% $1,311,021
Inspection Service Department $1,331,058 $119,795 50% $59,898
Public Works Department $20,557,323 $1,850,159 30% $555,048
Health and Human Services [2] $3,433,078 $0 20% $0
Senior Services [2] $606,973 $0 50% $0
Veteran Services [2] $367,748 $0 20% $0
Newton Public Library [2] $5,401,994 $0 50% $0
Parks & Recreation Department [2] $5,805,458 $0 50% $0
Newton History Museum [2] $259,229 $0 10% $0
Total $158,286,352 $4,435,094
Total Employees (2015 Estimate) 52,555
Incremental Fiscal Costs Per Employee $84
Source: City of Newton;  RKG Associates, Inc., 2015
[1] Recommended
[2] 0% Proportional Share
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c.) Estimated Public Schools Cost 
 

New residential development accommodates households that oftentimes include school age 
children.  Indeed, the largest single government services cost associated with residential 
development is public schools. For the purposes of this analysis, the consultant utilizes a 
methodology employed by Newton Public Schools Office of Business, Finance and Planning in a 
November 2013 Enrollment Analysis Report (page 105). In the report, an analysis was prepared 
to estimate the number of pupils that would be generated from the proposed Riverside Housing 
Development. The analysis was based on the surveys of four existing apartment complexes, three 
of which have affordable units. A product of the analysis was a group of ratios of students 
generated by unit configuration. In collaboration with the Newton Public Schools Office of 
Business, Finance and Planning, RKG Associates has employed the same methodology to 
estimate pupil generation from 28 Austin Street, but has limited the sample case studies to the 
three apartment complexes with affordable units in order to be consistent with the 28 Austin 
Street Development program. Based on this methodology, it is estimated that the 28 Austin Street 
development will generate an annual average of 13 pupils to Newton Public Schools (Table 6). 

According to the 2016 Newton Public Schools Superintendent’s Proposed Budget, Newton’s total 
FY14 expenditure per pupil was $17,581. In the past ten years, annual expenditures per pupil 
have escalated at an average of 3% annually. The estimated net new cost per pupil generated from 
the 28 Austin Street residential component is calculated using similar methodology to household 
and commercial costs shown in Tables 4 and 5, and assumes operational efficiencies and 
economies of scale. Therefore, an efficiency adjustment of 20% is applied to the following cost 
categories: Administration, Operations and Maintenance, and Insurance, Retirement, and Other. 
All other cost categories are factored at 100%.  In order to maintain consistency with the general 
government costs in the Recommended 2016 Annual Budget, the annual expenditures per pupil is 
presented as a 2016 value based on 3% annual escalations. The adjusted annual cost per pupil is 
estimated to equal $13,719 in 2015 dollars. Total pupil costs are estimated to equal $178,351 
annually (Table 7). 

Table 6
Calculation of Pupil Generation
28 Austin Street, Newton, MA

Unit Type Units Ratio 1
Est. Pupils 
Generated Ratio 2

Est. Pupils 
Generated Ratio 3

Est. Pupils 
Generated

MARKET
One Bedroom 25 0.000 0 0.000 0 0.000 0
Two Bedroom 26 0.192 5 0.193 5 0.258 7
AFFORDABLE
One Bedroom 8 0.000 0 0.000 0 0.000 0
Two Bedroom 9 0.914 8 0.922 8 1.219 9
TOTAL 68 13 13 16
Average Projection 14 Pupils Generated
Private Schools 1 9%
Public Schools 13 91%
Public Elementary 8 60%
Public Secondary 5 40%
Source: Newton Public Schools; RKG Associates 2015
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d.) Summary of Municipal Expenditures 
 

Total annually recurring municipal 
expenditures for the 28 Austin Street 
development are projected to equal 
$290,370 in 2015 dollars, reflecting: 
$110,612 in services to households; 
$1,406 in services to commercial 
operations; and, $178,351 in public 
schools services (Table 8).  

 
4. Fiscal Impact Summary 
 
The calculation of the annual 
municipal surplus/deficit 
assumes that the project is fully 
built out and stabilized. 
Estimated residential real 
property taxes and commercial 
real & personal property taxes 
are calculated in Table 2 and 
estimated to equal $282,527 and 
$27,885, respectively. 
 
The Community Preservation 
Act allows local communities to 
adopt a surcharge on property 
taxes and receive state matching 
funds for affordable housing, 

Table 7
Calculation of Costs of Public Schools
28 Austin Street, Newton, MA

Expense Category FY 2014
Efficiency 

Adjustment
Adjusted    

Costs
Administration $550 20% $110
Instructional Leadership $1,086 100% $1,086
Teachers $6,152 100% $6,152
Other Teaching Services $2,064 100% $2,064
Professional Development $390 100% $390
Instructional Materials, Equipment, Tech $503 100% $503
Guidance, Counseling & Testing $656 100% $656
Pupil Services $1,152 100% $1,152
Operations & Maintenance $1,326 20% $265
Insurance, Retirement & Other $2,779 20% $556
Total Cost Per Pupil $12,934
2016 Value @ 3% Annual Escalation $13,719
Projected Pupils Generated 13
Annual Public Schools Cost $178,351
Source: Newton Public Schools; RKG Associates 2015

Table 8
Estimated Annual Municipal Expenditures (2015 Dollars)
28 Austin Street, Newton, MA

Cost Category Number Cost
Municipal 

Expenditure
Households 68 $1,627 $110,612
Commercial Employees 17 $84 $1,406
Public School Pupils 13 $13,719 $178,351
TOTAL $290,370
Source: RKG Associates 2015

Table 9
Fiscal Impact Summary (2015 Dollars)
28 Austin Street, Newton, MA
Project Estimated Residential Real Property Taxes $282,527
Project Est. Commercial Real & Personal Property Taxes $27,885
CPA Property Tax Surcharge @ 1% $3,104
Project Estimated Auto Excise Taxes $14,764
Project Generated Estimated Meals Tax $2,103
ANNUAL MUNICIPAL REVENUES $330,384
Project Costs of General Government Services $112,018
Project Costs of Public Schools $178,351
ANNUAL MUNICIPAL COSTS $290,370
ANNUAL MUNICIPAL SURPLUS/DEFICIT $40,014
Source: RKG Associates 2015
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historic resources, open space and recreation land. Newton imposes a 1% CPA local surcharge, which 
equates to an estimated $3,104 in project revenues. Annual auto excise tax revenues are estimated at 
$14,764 (Table 3) and annual meal tax revenues from new resident spending are estimated at $2,103 
annually (Table 10). Total project-generated annually recurring municipal revenues are estimated to 
equal $330,384 in 2015 dollars. 
 
The annual cost of general government services is estimated to equal $112,018, and the cost of public 
schools is estimated to equal $178,351, totaling $290,370 in annually recurring municipal costs. The 
proposed 28 Austin Street development is projected to generate an annual municipal surplus of 
$40,014. 
 
 
C.  ECONOMIC IMPACT ANALYSIS 
 
Local economic impacts are a measure of 
employment, earnings, and direct 
spending associated with commercial 
activities of employers, workers and 
residents within a specific geography. 
Although a broader, regional economic 
impact analysis would also examine the 
impacts associated with the construction 
of improvements, this analysis focuses on 
the more permanent factors that will 
impact Newton’s economy on a recurring 
basis. 
 
1. Employment and Earnings 
 
Based on the aforementioned industry standard of 300 square feet per employee for retail space under 
10,000 square feet, it is estimated that seventeen (17) full time equivalent employees will be 
supported by the 5,000 square feet of retail planned for the 28 Austin Street Development (Table 9).  
Since retail operations can run twelve hours a day, seven days a week, it is estimated that personnel 
will include four (4) first line supervisors and thirteen (13) salespeople. According to 2014 Bureau of 
Labor Statistics data for the Boston-Cambridge-Quincy Metropolitan Statistical Area, first line 
supervisors in retail had annual mean earnings of $47,410, and salespeople had annual mean earnings 
of $26,030.  Total annual earnings from commercial operations are estimated to equal $528,030.  
 
2. Household Spending 
 
New households in the 28 Austin Street 
development will contribute net new 
spending to the local economy. Based on 
an ESRI analysis of the retail spending 
of households within a three-minute 
drive time of the subject property, 
households spend 40% of their income 
on: apparel & services; computers & 
peripherals; entertainment and 
recreation; food at home; health 
products; household furnishings; 

Table 10
Employment and Earnings from Commercial Operations
28 Austin Street, Newton, MA
Proposed New Retail/Service Space (SF) 5,000
Square Feet per Employee 300
FTE Employees 17
First Line Supervisors 4
Annual Mean Wage $47,410
Salespersons 13
Annual Mean Wage $26,030
Annual Earnings $528,030
Source: Urban Land Institute; Bureau of Labor Statistics 2015

Table 11
Estimated Spending from New Households
28 Austin Street, Newton, MA (2015 Dollars)

Retail 
Spending[1]

Food Away 
from Home

Aggregate Household Incomes, Market $5,722,914 $5,722,914
Aggregate Household Incomes, Affordable $781,660 $781,660
Total Household Incomes $6,504,574 $6,504,574
% Spending by Category 40.0% 7.2%
Estimated Spending $2,602,229 $467,398
50%  City Capture $1,561,337 $280,439
Meals Tax @ 0.75% $2,103
[1] Reflects 95% Occupancy
Source: ESRI Business Services; RKG Associates 2015
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household operations; and, transportation, net of vehicle purchase costs. An additional 7.2% of 
household income is spent on food away from home. 
 
In the case of 28 Austin Street, a sizable share of this local spending could occur outside of the City’s 
boundaries in nearby jurisdictions.  Nonetheless, several Newton neighborhood and community 
shopping centers and numerous restaurants are within short driving distance of the subject property, 
so RKG Associates estimates that 50% of local spending will occur within the city limits and 50% 
will “leak out” into other nearby jurisdictions.  Using these assumptions, 28 Austin Street is estimated 
to generate approximately $1.56 million annually in local spending on goods and services and 
$280,439 on food away from home (Table 10). 
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RETAIL MARKET ASSESSMENT 
  
 
A. INTRODUCTION 
 
The proposed mixed-use redevelopment of a City owned parking lot in Newtonville, Massachusetts, 
at the corner of Austin and Walnut Streets, is to include an approximate 5,000 square feet (SF) of 
retail and/or restaurant uses.  Some concern has been raised among City stakeholders, including area 
businesses, over Newtonville’s capacity to absorb additional retail development in general, and 
without impacting the existing mercantile base in particular.  As such, included in the overall 
economic and fiscal impact analysis that RKG Associates, Inc. (RKG) is developing for the City, one 
component includes a retail gap analysis1 and an informal survey of several Newtonville business 
located along Austin and Walnut Streets.  In this capacity, RKG developed a comparison of retail 
demand and retail sales for an approximate 3-mnute, 5-minute and 10-minute drive time about the 
Austin Street site of the proposed development, as well as for Newton proper.  RKG also 
administered an informal street walk survey/interview of businesses in Newtonville, located along 
Austin and Walnut Streets, in order to garner their opinions of the local retail climate, any perceived 
competitive impacts from the proposed development and general concerns, if any that may be 
associated with the proposed development. 
 
 
B. RETAIL GAP ANALYSIS 
 
The local household consumer spending demand for selected retail goods and services was prepared 
for the City of Newton as well as a a 3-minute, 5-minute and 10-minute drive time about the 
intersection of Austin and Walnut Streets in Newtonville, Massachusetts (proxying the primary 
market for 29 Austin Street).  This spending demand was then compared with the estimated retail 
sales occurring in the same drive time intervals.  When sales exceed local demand the retail market 
(or that particular retail category) is an importer of sales and over-performs the local demand.  When 
the sales fall short of local demand the retail market (or that particular retail category) is an exporter 
of sales (meaning there is sales leakage) and under-performs relative to local demand.   
 
Some level of sales leakage generally occurs in all markets as consumers shop on their commute, 
utilize catalogs and the internet, or customers’ perceptions of better retail options and lower pricing 
elsewhere.  Nonetheless, sales leakage also identifies an opportunity for capturing increased retail 
spending demand (1) among existing merchants that can alter their operations, hours or other business 
practices and (2) for increased retail development (SF) to capitalize on the gaps. 
 
1. Overview of the City of Newton 
 
The local consumer spending demand for Newton households and indicates an average annual 
spending demand of nearly $41,800 for the selected retail goods and services, ranging from $1,489 
for furniture/furnishings to $10,975 for food and beverage consumption at home (Table 12).   In total, 
                                                             
1 Often also referred to as an analysis of sales leakage, where the local consumer spending demand is compared with the local retail sales in 
order to determine “gaps” or retail lines that are under-performing (the local area is an exporter of sales) or over-performing (the local area 
is an importer of sales). 
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Newton households spend more than $1.32 billion in these retail categories each year.  In contrast, 
City retail businesses capture approximately $693.4 million in sales, indicating there is measurable 
sales leakage totaling $628.1 million.  Almost all of the selected retail categories analyzed are leaking 
sales, with the noted exceptions niche markets such as jewelry, books and home furnishings.  This 
finding is consistent with Consultant observations, as there are a number of large-scale retail 
developments immediately outside the City borders. 
   

 
 
While the City’s retail density (measured as the amount of retail square feet per capita) is consistent 
with the national average of 21 square feet per person, spending data indicate the City could support 
substantially more retail activity.  Although a more robust retail market analysis of the region would 
need to be completed to understand the more large-scale implications, this initial assessment indicates 
that an additional 5,000 square feet retail within the City could draw from a much larger market area 
than the immediate village, making the proposed development viable.   
 
2. Newtonville Market Assessment 
 
Understanding the Citywide retail equilibrium provides a macro-level assessment of the potential for 
new retail opportunities in Newtonville.  However, it does not speak to the specific gap/surplus 
conditions for retailers operating in this specific area.  As noted, RKG Associates also collected retail 
spending and sales capture data for the areas bounded by a 3-minute, 5-minute, and 10-minute drive 
time to 28 Austin Street.  These boundaries reflect the primary and secondary market areas where a 
new retail business likely would pull 90% to 95% of its consumer demand.  This analysis also allows 

Table 12
2015 Estimated Retail Supply and Demand
By Select Retail NAICS Classification
City of Newton

Industry Group
Demand 

per HH
Consumer 
Spending Sales Capture (Gap)/Surplus Store Count

Estimated SF of 
Retail

Estimated SF 
per Capita

Total $41,791 $1,323,465,296 $693,421,667 ($628,139,960) 643 $1,819,438 21.08
Furniture & Home Furnishings Stores $1,489 $47,162,266 $44,188,382 ($2,973,884) 29 $206,282 2.39
   Furniture Stores $711 $22,525,687 $11,323,868 ($11,201,819) 10 $37,746 0.44
   Home Furnishings Stores $778 $24,636,579 $32,864,514 $8,227,935 19 $168,536 1.95
Electronics & Appliance Stores $1,962 $62,119,135 $64,309,306 $2,190,171 31 $217,998 2.53
Bldg Materials, Garden Equip. & Supply Stores $2,109 $66,774,256 $11,560,549 ($55,213,707) 19 $28,901 0.33
   Bldg Material & Supplies Dealers $1,845 $58,431,502 $11,560,549 ($46,870,953) 19 $28,901 0.33
   Lawn & Garden Equip & Supply Stores $263 $8,342,754 $0 ($8,342,754) 0 $0 0.00
Food & Beverage Stores $10,975 $347,562,795 $106,683,377 ($240,879,418) 85 $172,787 2.00
   Grocery Stores $9,290 $294,207,427 $63,066,463 ($231,140,964) 41 $114,666 1.33
   Specialty Food Stores $446 $14,115,974 $16,370,571 $2,254,597 30 $32,417 0.38
   Beer, Wine & Liquor Stores $1,239 $39,239,394 $27,246,343 ($11,993,051) 14 $25,704 0.30
Health & Personal Care Stores $5,439 $172,258,203 $118,319,030 ($53,939,173) 45 $307,322 3.56
Clothing & Clothing Accessories Stores $4,302 $136,247,285 $114,697,450 ($21,549,835) 111 $281,659 3.26
   Clothing Stores $3,155 $99,926,650 $58,411,201 ($41,515,449) 74 $212,404 2.46
   Shoe Stores $538 $17,035,495 $7,530,788 ($9,504,707) 10 $22,821 0.26
   Jewelry, Luggage & Leather Goods Stores $609 $19,285,140 $48,755,461 $29,470,321 27 $46,434 0.54
Sporting Goods, Hobby, Book & Music Stores $1,575 $49,863,954 $40,212,138 ($9,651,816) 56 $149,443 1.73
   Sporting Goods/Hobby/Musical Instr Stores $1,279 $40,514,764 $12,450,705 ($28,064,059) 39 $55,336 0.64
   Book, Periodical & Music Stores $295 $9,349,190 $27,761,433 $18,412,243 17 $94,107 1.09
General Merchandise Stores $5,907 $187,063,166 $18,245,783 ($168,817,383) 14 $38,287 0.44
   Department Stores Excluding Leased Depts. $3,243 $102,702,901 $15,260,972 ($87,441,929) 6 $30,220 0.35
   Other General Merchandise Stores $2,664 $84,360,265 $2,984,811 ($81,375,454) 8 $8,067 0.09
Miscellaneous Store Retailers $1,437 $45,492,933 $15,784,367 ($27,804,897) 116 $55,668 0.64
   Florists $94 $2,961,972 $865,454 ($2,096,518) 9 $2,885 0.03
   Office Supplies, Stationery & Gift Stores $534 $16,908,380 $4,570,219 ($12,338,161) 28 $20,774 0.24
   Used Merchandise Stores $264 $8,367,015 $4,570,219 ($3,796,796) 28 $17,246 0.20
   Other Miscellaneous Store Retailers $545 $17,255,566 $7,682,144 ($9,573,422) 51 $32,009 0.37
Food Services & Drinking Places $6,597 $208,921,303 $159,421,285 ($49,500,018) 137 $361,091 4.18
   Full-Service Restaurants $3,424 $108,444,009 $111,221,422 $2,777,413 65 $255,681 2.96
   Limited-Service Eating Places $2,640 $83,611,764 $34,752,752 ($48,859,012) 50 $64,357 0.75
   Special Food Services $326 $10,329,981 $11,895,883 $1,565,902 12 $37,175 0.43
   Drinking Places - Alcoholic Beverages $206 $6,535,549 $1,551,228 ($4,984,321) 10 $3,878 0.04
Source: ESRI, Dun & Bradstreet, 2015, RKG Associates, Inc., 2015
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RKG to identify if there are any specific retail categories that already are well represented in 
Newtonville where additional activity could create undue competition relative to existing demand.   
 
This more location-specific analysis revealed the Newtonville market is underserved by retail at a 
similar level to the City as a whole.  There is a substantial leakage of retail spending for each of the 
three study areas (Table 13), ranging from $111.3 million in the 3-minute drive time to $651.5 million 
for the 10-minute drive time2.  There is unmet demand in almost every spending category for each 
study area.  The only surplus categories for the 3-minute drive time is for shoe store and furniture 
store sales. Also, for certain store types such as grocery sales, the immediate 3-minute drive time 
capture rates for Newtonville exceed those for the other areas, including Newton proper, indicating 
that these stores in Newtonville draw from a broad geography3. 
 

 
 
In terms of retail density, the Newtonville village center is almost 50% below national average for 
square feet of retail space per person.  The average square feet per capita is below 13 for both the 3-
minute and the 5-minute drive time areas.  The 10-minute drive time area is comparable to the 
national average, but still well below what the spending potential for the local consumer demand 
could support.  These findings are consistent with the relative income levels and residential 
development density of Newtonville and the entire City as compared to the U.S. as a whole.  As noted 
for the citywide analysis, the data indicate there is sufficient potential sales capture to support 5,000 
square feet of additional retail in the Newtonville village center.   
 

                                                             
2 The 5-minute drive time includes the 3-minute drive time data.  Similarly, the 10-minute drive time includes the 5-minute and 3-minute 
drive time data. 
3 This is not particularly surprising, for example, realizing that a grocery store is located across the street from the proposed Austin Street 
site and that two shoe stores are situated along Walnut Street. 

Table 13
2015 Estimated Retail Supply and Demand
By Select Retail NAICS Classification
Newtonville Study Areas

Industry Group
Demand 

per HH (Gap)/Surplus
Estimated SF 

per Capita
Demand 

per HH (Gap)/Surplus
Estimated SF 

per Capita
Demand 

per HH (Gap)/Surplus
Estimated SF 

per Capita
Total $39,344 ($111,285,175) 11.81 $38,735 ($312,044,809) 12.17 $32,864 ($651,508,755) 21.76
Furniture & Home Furnishings Stores $1,395 ($2,950,500) 0.94 $1,376 ($10,961,415) 0.69 $1,146 ($17,630,673) 1.49
   Furniture Stores $669 $158,724 0.94 $659 ($3,324,959) 0.50 $553 ($13,864,568) 0.42
   Home Furnishings Stores $727 ($3,109,224) 0.00 $717 ($7,636,456) 0.19 $593 ($3,766,106) 1.07
Electronics & Appliance Stores $1,843 ($7,694,845) 0.06 $1,812 ($21,027,980) 0.13 $1,523 ($24,259,827) 1.48
Bldg Materials, Garden Equip. & Supply Stores $1,951 ($8,124,221) 0.05 $1,901 ($21,563,641) 0.14 $1,498 ($49,874,819) 0.59
   Bldg Material & Supplies Dealers $1,711 ($7,095,501) 0.05 $1,664 ($18,660,666) 0.14 $1,306 ($41,327,676) 0.59
   Lawn & Garden Equip & Supply Stores $240 ($1,028,720) 0.00 $237 ($2,902,975) 0.00 $191 ($8,447,142) 0.09
Food & Beverage Stores $10,374 ($13,449,582) 5.17 $10,223 ($75,698,562) 2.65 $8,826 ($284,188,311) 2.59
   Grocery Stores $8,782 ($8,407,713) 4.94 $8,655 ($68,218,598) 2.19 $7,487 ($276,654,012) 1.99
   Specialty Food Stores $421 ($1,064,439) 0.14 $416 ($1,618,140) 0.22 $359 ($739,550) 0.27
   Beer, Wine & Liquor Stores $1,171 ($3,977,430) 0.09 $1,152 ($5,861,824) 0.25 $980 ($6,794,749) 0.32
Health & Personal Care Stores $5,069 ($15,405,960) 1.52 $4,985 ($7,948,965) 4.38 $4,200 $92,884,184 5.92
Clothing & Clothing Accessories Stores $4,064 ($13,013,069) 1.24 $4,013 ($39,785,453) 0.90 $3,407 ($51,967,608) 2.74
   Clothing Stores $2,980 ($11,430,013) 0.45 $2,946 ($32,510,950) 0.41 $2,507 ($64,821,341) 2.01
   Shoe Stores $512 $476,049 0.75 $506 ($1,493,298) 0.45 $436 ($3,635,294) 0.45
   Jewelry, Luggage & Leather Goods Stores $572 ($2,059,105) 0.03 $561 ($5,781,205) 0.03 $464 $16,489,027 0.28
Sporting Goods, Hobby, Book & Music Stores $1,486 ($4,540,688) 0.69 $1,462 ($13,235,911) 0.62 $1,238 ($32,370,059) 1.01
   Sporting Goods/Hobby/Musical Instr Stores $1,207 ($3,955,285) 0.50 $1,187 ($11,065,227) 0.49 $1,002 ($45,877,128) 0.39
   Book, Periodical & Music Stores $280 ($585,403) 0.19 $275 ($2,170,683) 0.13 $236 $13,507,069 0.62
General Merchandise Stores $5,567 ($23,820,472) 0.00 $5,483 ($65,635,279) 0.13 $4,673 ($189,267,995) 1.40
   Department Stores Excluding Leased Depts. $3,055 ($13,070,637) 0.00 $3,008 ($36,852,806) 0.00 $2,546 ($119,833,382) 0.40
   Other General Merchandise Stores $2,512 ($10,749,835) 0.00 $2,475 ($28,782,474) 0.13 $2,127 ($69,434,612) 1.01
Miscellaneous Store Retailers $1,346 ($3,519,908) 0.58 $1,323 ($11,891,816) 0.39 $1,111 ($23,921,939) 0.96
   Florists $85 ($267,335) 0.03 $84 ($617,913) 0.04 $67 ($1,764,249) 0.05
   Office Supplies, Stationery & Gift Stores $501 ($1,889,529) 0.11 $493 ($5,560,198) 0.07 $415 ($7,232,946) 0.52
   Used Merchandise Stores $249 ($305,185) 0.27 $245 ($1,672,605) 0.16 $207 ($3,833,270) 0.21
   Other Miscellaneous Store Retailers $510 ($1,057,859) 0.44 $501 ($4,041,099) 0.28 $423 ($11,091,472) 0.38
Food Services & Drinking Places $6,249 ($18,765,930) 1.56 $6,157 ($44,295,787) 2.13 $5,242 ($70,911,708) 3.49
   Full-Service Restaurants $3,245 ($9,813,887) 0.87 $3,197 ($23,575,670) 1.14 $2,721 ($8,542,008) 2.34
   Limited-Service Eating Places $2,502 ($7,009,329) 0.64 $2,464 ($16,756,052) 0.79 $2,104 ($50,495,498) 0.91
   Special Food Services $305 ($1,255,022) 0.01 $303 ($1,921,702) 0.18 $253 ($7,100,100) 0.16
   Drinking Places - Alcoholic Beverages $196 ($687,692) 0.04 $193 ($2,042,362) 0.03 $164 ($4,774,102) 0.08
Source: ESRI, Dun & Bradstreet, 2015, RKG Associates, Inc., 2015

3-Minute Drive Time 5-Minute Drive Time 10-Minute Drive Time
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4. Sales Capture 
 
As noted earlier, Retailers in the City of Newton are only capturing $693.4 million of the $1.32 
billion in local retail sales.  This equates to a 52.4% capture ratio (total sales divided by consumer 
spending).  In comparison, the 3-minute and 5-minute drive time areas have a sales capture ratio of 
less than 35%.  Only the 10-mile drive time area (66.3%) has an overall sales capture ratio within the 
typical range of local capture (65% to 70%).   
 
Based on capture ratio, the opportunity to recapture additional sales is greater in certain retail 
categories than others.  For example, Newton clothes stores capture more than 84% of the total 
clothing expenditures by local households (Table 14).  Such a high capture rate makes recapture more 
challenging.  However, categories like grocery sales (21.4%) and general merchandise sales (9.8%) 
have much larger sales leakages.  Within the 3-minute and 5-minute drive times, only four of the 24 
retail categories have capture ratios greater than 70%. 
 

 
 

Table 14
2015 Estimated Sales Capture Rate
By Select Retail NAICS Classification
Newtonville Study Areas

Industry Group
City of 

Newton
3-Minute 

Drive Time
5-Minute 

Drive Time
10-Minute 
Drive Time

Total 52.4% 33.9% 34.3% 66.3%
Furniture & Home Furnishings Stores 93.7% 50.6% 35.0% 73.8%
   Furniture Stores 50.3% 105.5% 58.8% 57.3%
   Home Furnishings Stores 133.4% 0.0% 13.1% 89.2%
Electronics & Appliance Stores 103.5% 2.4% 5.3% 72.9%
Bldg Materials, Garden Equip. & Supply Stores 17.3% 2.7% 7.4% 43.4%
   Bldg Material & Supplies Dealers 19.8% 3.1% 8.5% 46.2%
   Lawn & Garden Equip & Supply Stores 0.0% 0.0% 0.0% 24.7%
Food & Beverage Stores 30.7% 69.7% 39.6% 45.2%
   Grocery Stores 21.4% 77.6% 35.7% 37.1%
   Specialty Food Stores 116.0% 41.0% 68.2% 96.5%
   Beer, Wine & Liquor Stores 69.4% 20.6% 58.5% 88.2%
Health & Personal Care Stores 68.7% 29.0% 87.0% 137.6%
Clothing & Clothing Accessories Stores 84.2% 25.2% 19.1% 74.0%
   Clothing Stores 58.5% 10.4% 9.9% 56.0%
   Shoe Stores 44.2% 121.7% 75.9% 85.8%
   Jewelry, Luggage & Leather Goods Stores 252.8% 15.9% 15.9% 160.5%
Sporting Goods, Hobby, Book & Music Stores 80.6% 28.6% 26.1% 55.5%
   Sporting Goods/Hobby/Musical Instr Stores 30.7% 23.4% 23.9% 22.1%
   Book, Periodical & Music Stores 296.9% 51.1% 35.7% 197.5%
General Merchandise Stores 9.8% 0.0% 2.3% 31.1%
   Department Stores Excluding Leased Depts. 14.9% 0.0% 0.0% 19.9%
   Other General Merchandise Stores 3.5% 0.0% 5.1% 44.5%
Miscellaneous Store Retailers 34.7% 38.9% 26.6% 63.4%
   Florists 29.2% 26.6% 40.0% 55.4%
   Office Supplies, Stationery & Gift Stores 27.0% 11.9% 7.9% 70.3%
   Used Merchandise Stores 54.6% 71.4% 44.3% 68.4%
   Other Miscellaneous Store Retailers 44.5% 51.5% 34.2% 55.3%
Food Services & Drinking Places 76.3% 29.8% 41.3% 77.0%
   Full-Service Restaurants 102.6% 29.3% 39.8% 94.7%
   Limited-Service Eating Places 41.6% 34.5% 44.5% 59.2%
   Special Food Services 115.2% 3.9% 48.2% 52.2%
   Drinking Places - Alcoholic Beverages 23.7% 18.1% 13.8% 50.5%
Source: ESRI, Dun & Bradstreet, 2015, RKG Associates, Inc., 2015
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4. Newtonville Retail Opportunities 
 
RKG calculated the potential supportable square footage based on a recapture of 10% of the leaking 
sales (Table 15).  This estimate is conservative, given many of the retail categories have capture ratios 
below 50%.  Regardless, this threshold was chosen to provide a benchmark to understand the 
potential opportunity to accommodate new retail activity in the Newtonville village center.  Based on 
this assessment, the existing leaking sales from the local study areas could support between 30,000 
square feet (3-minute drive time study area) and 192,000 square feet (10-minute drive time study 
area).  The data indicate there is demand both from potential single users (i.e. full-service restaurant) 
or multiple smaller users (i.e. home furnishings, stationary/gifts, sporting goods/hobby/music 
stores…).  In any case, the data indicate that 5,000 square feet of new retail activity is viable in 
Newtonville. 
 

 
 
 

Table 15
Supportable Square Footage
10% Sales Recapture Analysis
Newtonville Study Areas

Industry Group
3-Minute 

Drive Time
5-Minute 

Drive Time
10-Minute 
Drive Time

Total 30,007 81,779 192,448
Furniture & Home Furnishings Stores 1,594 5,024 6,553
   Furniture Stores 0 1,108 4,622
   Home Furnishings Stores 1,594 3,916 1,931
Electronics & Appliance Stores 2,608 7,128 8,224
Bldg Materials, Garden Equip. & Supply Stores 2,264 6,048 14,354
   Bldg Material & Supplies Dealers 1,774 4,665 10,332
   Lawn & Garden Equip & Supply Stores 490 1,382 4,022
Food & Beverage Stores 2,115 13,277 51,088
   Grocery Stores 1,529 12,403 50,301
   Specialty Food Stores 211 320 146
   Beer, Wine & Liquor Stores 375 553 641
Health & Personal Care Stores 4,002 2,065 0
Clothing & Clothing Accessories Stores 4,352 12,825 24,673
   Clothing Stores 4,156 11,822 23,571
   Shoe Stores 0 453 1,102
   Jewelry, Luggage & Leather Goods Stores 196 551 0
Sporting Goods, Hobby, Book & Music Stores 1,956 5,654 20,390
   Sporting Goods/Hobby/Musical Instr Stores 1,758 4,918 20,390
   Book, Periodical & Music Stores 198 736 0
General Merchandise Stores 5,494 15,077 42,495
   Department Stores Excluding Leased Depts. 2,588 7,298 23,729
   Other General Merchandise Stores 2,905 7,779 18,766
Miscellaneous Store Retailers 1,504 5,048 9,944
   Florists 89 206 588
   Office Supplies, Stationery & Gift Stores 859 2,527 3,288
   Used Merchandise Stores 115 631 1,447
   Other Miscellaneous Store Retailers 441 1,684 4,621
Food Services & Drinking Places 4,118 9,634 14,727
   Full-Service Restaurants 2,256 5,420 1,964
   Limited-Service Eating Places 1,298 3,103 9,351
   Special Food Services 392 601 2,219
   Drinking Places - Alcoholic Beverages 172 511 1,194
Source: ESRI, Dun & Bradstreet, 2015, RKG Associates, Inc., 2015
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C. NEWTONVILLE STREET WALK SURVEY 
 
During the week of 10 August 2015, representatives from RKG completed an informal street-walk 
survey of businesses and merchants in Newtonville, situated along Austin and Walnut Streets.  The 
intent of this survey was to garner, independently and confidentially, the input from local businesses 
regarding their concerns, issues and other comments about the proposed Austin Street development.  
At the time of the survey, it was RKG’s understanding that the developer proposed a potential 5,000 
SF of non-competitive retail and/or restaurant uses as part of the new project.  As part of the survey 
conducted by RKG, the question was asked as to what would be considered desired (complimentary) 
and undesired (competitive) stores for this additional 5,000 SF.  The summary tabulation of this 
survey are presented in Figure 1, with key comments/observations summarized as follows: 
 
 More than one-half of the respondents have been in business in their Newtonville location for 

more than five years and the vast majority of all respondents are renters of their space rather 
than owners.  The majority of the respondents are not residents of Newton. 

 Most stores were generally small as reported store sizes ranged from 600 SF to 2,400 SF and 
averaged a little under 1,100 SF.  The proposed Austin Street development, with 5,000 SF, 
would offer four or five stores (as is also proposed) of this average size. 

  



28 Austin Street Development Impact Analysis - DRAFT 
City of Newton, Massachusetts  
 

 
 Page 18 

 
 
  

Table 14
Supportable Square Footage
10% Sales Recapture Analysis
Newtonville Study Areas

Industry Group
3-Minute 

Drive Time
5-Minute 

Drive Time
10-Minute 
Drive Time

Total 30,007 81,779 192,448
Furniture & Home Furnishings Stores 1,594 5,024 6,553
   Furniture Stores 0 1,108 4,622
   Home Furnishings Stores 1,594 3,916 1,931
Electronics & Appliance Stores 2,608 7,128 8,224
Bldg Materials, Garden Equip. & Supply Stores 2,264 6,048 14,354
   Bldg Material & Supplies Dealers 1,774 4,665 10,332
   Lawn & Garden Equip & Supply Stores 490 1,382 4,022
Food & Beverage Stores 2,115 13,277 51,088
   Grocery Stores 1,529 12,403 50,301
   Specialty Food Stores 211 320 146
   Beer, Wine & Liquor Stores 375 553 641
Health & Personal Care Stores 4,002 2,065 0
Clothing & Clothing Accessories Stores 4,352 12,825 24,673
   Clothing Stores 4,156 11,822 23,571
   Shoe Stores 0 453 1,102
   Jewelry, Luggage & Leather Goods Stores 196 551 0
Sporting Goods, Hobby, Book & Music Stores 1,956 5,654 20,390
   Sporting Goods/Hobby/Musical Instr Stores 1,758 4,918 20,390
   Book, Periodical & Music Stores 198 736 0
General Merchandise Stores 5,494 15,077 42,495
   Department Stores Excluding Leased Depts. 2,588 7,298 23,729
   Other General Merchandise Stores 2,905 7,779 18,766
Miscellaneous Store Retailers 1,504 5,048 9,944
   Florists 89 206 588
   Office Supplies, Stationery & Gift Stores 859 2,527 3,288
   Used Merchandise Stores 115 631 1,447
   Other Miscellaneous Store Retailers 441 1,684 4,621
Food Services & Drinking Places 4,118 9,634 14,727
   Full-Service Restaurants 2,256 5,420 1,964
   Limited-Service Eating Places 1,298 3,103 9,351
   Special Food Services 392 601 2,219
   Drinking Places - Alcoholic Beverages 172 511 1,194
Source: ESRI, Dun & Bradstreet, 2015, RKG Associates, Inc., 2015
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 Most respondents indicated that their business has improved over the last three years and 
about one-third indicated that their level of business has been the same.  Slightly less than 
one-fourth stated that business was down, indicating a slow summer, seasonal influence and a 
reduction in foot traffic in Newtonville. 

 Slightly more than three-fourths of the respondents indicated that 40 percent or more of their 
business was from the immediate Newtonville area.  About 50 percent of the respondents 
stated that 40 percent or more of their remaining business was from elsewhere in Newton.  
All told, the surveyed businesses garnered most of their sales from proximate and 
surrounding residents. 

 The “busiest” time of day varied widely by type of merchant or business, however, the 
majority of respondents were typically open evening hours (after 6 PM). 

 When asked what would be desired and/or complimentary stores to their business, the 
answers also varied widely by type of retail store.  However, a general pattern of responses 
indicated the desire “anchor” type stores or those that bring customers to the area, generate 
foot traffic and enhance the potential for multi-destination shopping – noting a strong desire 
for additional dining and drinking. 

 When asked what might be undesired and/or competitive stores to their business, most 
respondents indicated little desire for a direct competitor in the same line business.  A 
common response across many of those surveyed was the notion that there enough financing 
institutions and some personal services that are perceived to do little to stimulate multi-
destination shopping. 

 Many respondents did not provide parking for their customers, or considered the existing City 
lot and/or the Star market lot as “their parking”.  Some stores did provide parking for their 
employees, but this was limited.  The potential for providing on-site parking was slightly 
greater the further removed the business was from the Austin/Walnut Street intersection. 

 
Most respondents did not consider an additional 5,000 SF of retail/restaurant to particularly have a 
negative competitive impact, unless the new store was directly competitive.  Nearly all respondents 
indicated that they would welcome stores that brought additional customers to the area, several noting 
that the proposed additional residential units would in fact offer up “new” customers living right in 
Newtonville.  Several respondents questioned the developer’s ability to lease out new space when 
there were some vacant units along Walnut Street, and others questioned the ability to bring in truly 
non-competitive store types.  Several respondents also indicated that they would have some concerns 
over the height of the proposed project, and how it would blend in with the Newtonville “look and 
feel”. 
 
Nearly all respondents expressed concerns over the potential impacts to their business and the 
surrounding community resulting from the project’s construction and the temporary loss of parking.  
Several business realized that there would be impacts from these activities but that a well-planned 
mitigation package needed to be offered in order to minimize impacts to what are typically smaller, 
entrepreneurial businesses that do not have the staying clout and resiliency of regional and national 
chains. 
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